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PREAMBLE

The Zonal Development Plan for Zone L (West Delhi-III) has been

approved by the Central Government, vide letter No.K-12011/23/2009-

DDIB dated the 8th March 2010 under Section 9(2) of Delhi Development

Act, 1957.

The regularisation of Cultural, Religious (including Spiritual), Educational

and Healthcare institutions shall be subject to fulfillment of the Conditions

as given in chapter no. 2.8.7 of the Zonal Development Plan (report) /

Government directions issued from time to time.

Indication of Influence Zone along MRTS / Major Transport Corridor (as

well as indication of uses other than residential and facility corridor) shall be

undertaken at the stage of Layout Plans/ Local Area Plans, as per

provisions of MPD- 2021 and the Guidelines/ Conditions, as notified by

DDA with the approval of Government of India from time to time.
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ZONAL DEVELOPMENT PLAN

PLANNING ZONE ‘L’ (WEST DELHI - III)

1.0 INTRODUCTION

1.1 BACKGROUND

The Zonal Development Plan is prepared under the provisions of Master Plan for Delhi and
as per Delhi Development Act, 1957. It provides a link between the Master Plan and lay-
out plans.

According to Master Plan for Delhi -2021, notified on 07.02.07 National Capital Territory of
Delhi has been divided into 15 planning zones. Out of these, 8 Zones (A to H) cover
existing Urban Area as shown in the Land Use Plan. Zone ‘O’ covers River Yamuna and
the remaining 6 zones (Zone J to P) are part of Urbanisable Area.

1.2 ZONAL DEVELOPMENT PLAN

A Zonal Development Plan means a plan for each Zones (Division) containing information
regarding provision of social infrastructure, parks and open spaces, circulation system etc.
The Zonal Development Plan indicates the actual as well as proposed use-zones
designated in the 9 ‘land use’ categories stated in the Master Plan according to which the
area in the Zone is to be finally developed.  User indicated in the Zonal Development Plan
will not give automatic right to the owners to use their property / land for the designated
use.

Based on the availability of the infrastructure services by the respective departments, the
urbanisable areas will be opened up for development in a phased manner to meet with the
needs of urbanization envisaged in the Master Plan-2021. The hierarchy of Urban
Development indicated in the Zonal Development Plan is to be in conformity with table 3.3
of Master Plan -2021.

1.3 LOCATION AND AREA

The Zone ‘L’ covers an area of 21933 Ha. which is bounded by the following:

i) Delhi Rohtak Railway line  in North
ii) Existing H T line and Zone ‘K ’ mainly comprising of Dwarka Sub- City , in East and
iii) The National Capital Territory of Delhi boundary on its Southern and Western sides.

In the zone there are 58 Villages and one Census Town known as Najafgarh (Refer
Annexure-I). Part of revenue area of 6 villages located in Zone ‘K’ also fall in this zone.

1.4 STATUTORY PROVISIONS & OBJECTIVES

Delhi Development Act, 1957 under section-8 provides for the preparation of the Zonal
Development Plan.
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Zonal Development Plan is required to detail out the policies of the MPD-2021 and serve
as link between the Master Plan and the various lay out plans.  This zonal plan is to
provide directions and basic guidelines for preparation of detailed schemes / projects, and
plans, e.g., site plans, local area plans and ward plans etc.

The basic objectives of Zonal Plan for Planning of Zone ‘L’ are:

i) To provide adequate shelter along with physical & social infrastructure for assigned
population.

ii) To provide  work centers
iii) Conservation of environment.
iv) Public, Private and Community participation to remove bottleneck and delay in the

assembly of land through mix of land acquisition and new assembly techniques
involving public and private sector (land owner).

v) Redevelopment of existing built up area, regularization of existing unauthorised
colonies as per the policy of the Government with the objectives to provide basic
infrastructure and to improve the environment by development of proper road width,
parking facilities, community facilities.

vi) Integration of transport network with the other parts of the city.

1.5 CHARACTERISTICS OF THE ZONE

The zone is the largest of 15 zones of Delhi and is predominantly rural in character.
Najafgarh is the only census town in the Zone. Most of the area of Zone ‘L’ forms part of
the Najafgarh drainage basin. The topography of the zone depicts gentle slope from the
North to South. The Najafgarh drain originates from Najafgarh Jheel in the South west
Delhi - Haryana border and traverse a length of about 51 Km before meeting in River
Yamuna. Inflow of water into this drain is mainly from the following sources:

a) Northern flood water through out fall drain No. 8
b) Shahibi water through out fall drain No. 8
c) Southern water spill over through Manesar and Gurgaon nallahs that joins the Jheel,
d) Run off from Najafgarh block through major channels such as Palam Mungeshpur

drains and arteries of smaller drains, out falling up-stream of Kakrola.

i) Najafgarh Drain: It is one of the very old drains which emanates from Rajasthan /
Haryana as a rivulet, where phased improvements have been carried out over the years.
The capacity of the drain is about 3000-8000 cusec in different segments, with very gentle
gradient.

ii) Water Supply: The present availability of potable safe drinking water in this area is
inadequate.  Most of water requirement is met out by tubewell. However, the output
performance of tubewells has shown a declining trend.

iii) Hydrology: The thickness of the alluvium is 300 m or more in most part of Najafgarh
block. The bed-rock consists of Alwar Quartzite which is well stratified. Most part of the
zone has non-calcareous soils with Iron and Manganese concentrations. The soil is well
drained with moderate permeability.

iv) Forests: As per the information received from the Forest Deptt. of GNCTD, the
Najafgarh block has 2 protected forests in village
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 Mitraon- Area about 105 acres. (40.2 Ha.)
 Jainpur- Area about 245 acres (90.8 Ha.)

v) Police / Para Military Campus: Three major institutional campuses related to police /
para-military forces are existing in the zone. The campus of Border Security Forces is
located in the Revenue area of village Chhawla, whereas campus of Central Reserve
police Force (CRPF) is located in village Jharoda Kalan and Air Force Station, Dhansa is
located in village Isapur. These campuses are existing for more than a decade.

2.0 ZONAL PLAN PROPOSALS

Consistent with the Master Plan framework and provisions, the policies for Zonal
Development Plan have been detailed out. The plan ensures retention of both green area
and green belt for ecological balance as well as promotes development of areas in terms
of activities / facilities.

2.1 EXISTING DEVELOPMENT

(a) Based on the satellite imagery existing built up area in the zone has been broadly
assessed and analyzed.  Built up area of Najafgarh town itself is about 780 Ha. Total area
of zone as per village revenue record of GNCTD comes to 21933 Ha (refer Annexure – I).

All 58 villages are connected with roads most of which are having ROW less than 30m.
Najafgarh is a major urban agglomeration connected with Nangloi - Najafgarh Road having
road width of (25m-28m), Dichaon Kalan - Najafgarh Road  having road width of (20m-
26m),Jharoda Kalan- Najafgarh Road having road width of (25m-30m), Dhansa –Mitraon –
Najafgarh Road having road width of (20m-25m), Bijwasan- Najafgarh Road having road
width of (18m-31m) upto Chhawla.  DTC Terminals are existing in Najafgarh and village
Baprola.

Schools and health centers are available in most of villages either in abadi area or near
village. Besides these, there exist a few Sr.Secondary schools owned by private societies /
trusts which have recognisition or are in the process of getting recognisition from Govt. of
Delhi.

Approximately built up area of villages and unauthorized colonies is 1380 Ha.  Built up
area of villages falling in green belt is computed as 643 Ha. List of villages falling in green
belt is placed in Annexure-I. Total built up area comes to 2023 Ha.

There are about 154 unauthorised colonies which are listed in regularization list of NCTD
(Refer Annexure-II).

Cremation ground / burial grounds are existing on outskirt of villages, which shall be
located / relocated keeping in view the proposed development in the zone.

In the Zone, there is hardly any planned recreational area developed by Local Body or
DDA or GNCTD. 131 Ha area is categorized as reserve forest located in village Jainpur
and Mitraon.

In this zone a site of 400 KV sub-station near Rohtak Road has been earmarked.
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b) Existing institutional activities/PSP facilities:

The following facilities are permissible under clause 8(2) of MPD-2021 (page 125, 126 of
Gazette of India) as part of the approval of layout plan or as a case of special permission
from the Authority:

a) Hospitals (upto 100 beds)
b) Primary Health Center/Family Welfare Centre/maternity Home/Dispensary etc.
c) Nursing Home/Polyclinic/clinic/Clinical Laboratory etc.
d) Dispensary for pet and animals
e) Primary school/Middle school
f) School for Mentally/Physically Challenged
g) Technical Training Centre (ITI / Polytechnic / Vocational / Training Institute /

Management Institute / Teacher Institute etc.)
h) Facilities e.g., Bus terminal, taxi stand, milk/vegetable booths, religious premises,

vending booth, petrol/CNG filling pump, recreational club, police post, police
station, fire station, post office & telegraph office and telephone exchange.

2.2 ZONAL PLAN PROPOSALS

To accommodate about 20 lakh population following land use distribution has been
proposed.

PROPOSAL LAND USE- ZONE L TABLE 1

Sl.No. Use Area in Ha. %
1. Residential 5344 46.03
2. Commercial 600 5.17
3. Industrial 641 5.52
4. Public / Semi Public Facilities

at city level
at Community level

(1800)
1261.6
538.22

15.50

5. Govt.(Use undetermined) 658 5.67
6. Recreational 1509 13.00
7. Transport 930 8.01
8. Utilities 129 1.11

Total 11611 100

2.3 POPULATION AND EMPLOYMENT

Population of the zone as per census 1981 was 88,342 which increased to 1,57,561 in year
1991 and about 9 lakh in year 2001.

Urbanisable area of the zone is 11,611 Ha. Considering population density of 250 - 300
person per Ha, will accommodate about 30 lakh population in the zone including the existing
population of villages, unauthorized colonies and the Najafgarh town (Refer Annexure I). It is
proposed that zone should be planned for 20 lakh population in view of constraint of physical
infrastructure. The employment generation in this zone shall be mainly in the form of the
Trade  and Commerce, Whole sale markets and Hi-tech industries.
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2.4 RESIDENTIAL DEVELOPMENT

For residential development 5344 Ha. of land is proposed in a hierarchy of Neighborhood,
community etc.  A Neighborhood module of 20-25 Ha. shall accommodate about 10,000
population as per density norms of Master Plan. About 5 Ha. of land in each module shall be
provided for neighborhood facilities such as Sr. Secondary School, Park & Play ground etc.

2.4.1 Unauthorised Colonies:

The process for regularisation of Unauthorised colonies is being coordinated by the Govt. of
GNCTD. Regularisation of unauthorized colonies is a continuing process and is subject to
the Government guidelines approved from time to time. The tentative list of the Unauthorized
colonies falling in the Zone in placed at annexure II.  As in the case of Village Abadis, the
‘land use’ of the finally approved Unauthorized colonies located in any use zone, at any point
of time, within the boundaries specified by the competent authority, would be ‘residential’.

There are about 154 unauthorized colonies in the zone, which shall be dealt as per
Government policy for regularization. Most of these residential built-up area consisting
unauthorized colonies and villages are deficient in facilities and have approach road / streets
of smaller or inadequate width which would necessities of redevelopment plan.

Master Plan for Delhi-2021 recommends preparation of redevelopment plans for
Unauthorised Colonies and the villages; which shall ensure the permissibility of mixed use
zoning at property or within the premise level compatible to the predominant residential
areas. It must be ensured that for improvement of the physical and social infrastructure, the
minimum necessary level of services and community facilities are to be provided in all
unauthorized colonies.

(i) Physical Infrastructure: Plans for provision of services shall be prepared by the
concerned local bodies.

(ii) Social Infrastructure: For provision of social infrastructure, reduced space standards
shall be adopted.  Depending on the availability of land, facilities like community hall,
dispensary etc. can be grouped together.

Najafgarh Town, built up area of villages, unauthorized colonies are existing in an area of
about 2023 Ha. Najafgarh Town and built up area around this town has been considered as
special area for which Redevelopment Plan and Special Area Plan shall be prepared.  The
core area of Najafgarh Town has historical importance, which is proposed to be designated
as “Special Area”. Accordingly Special Area, Regulations of MPD-2021 (Page 122 of
Gazette of India) shall be applicable. However, the peripheral / recent developments
including unauthorized colonies are to be dealt as per respective policies and plans.

The provision of requisite social infrastructure shall be governed by the norms for residential
neighborhood of 10,000 population. In any residential sub division plan the minimum area
served for social infrastructure shall be about 7 sq.m. per person.

2.4.2 Farm Houses:
The Farm Houses were permitted and sanctioned under the provision of Master Plan-1962
and 2001. As per MPD-2021 the farm houses are now permitted only in the ‘green belt’. All
existing farm houses would be dealt with as per the Government policy on Farm Houses.
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